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Report to West Area Planning Committee 

Application Number: 20/07950/FUL 

Proposal: Alteration and subdivision of the existing dwelling to form 
two dwellings with parking and amenity space 

Site Location: Tifnams 
Owlswick Lane 
Owlswick 
Buckinghamshire 
HP27 9RJ 
 

Applicant: Mr and Mrs P Pope 

Case Officer: Heather Smith 

Ward(s) affected: The Risboroughs 

Parish-Town Council: Longwick Cum Ilmer Parish Council 

Date valid application received: 6th November 2020 

Statutory determination date: 1st January 2021 

Recommendation Minded to Refuse 

1.0 Summary & Recommendation/ Reason for Planning Committee Consideration 

1.1 This application seeks planning permission for the alteration and conversion of the existing 
5 bed dwelling house to provide 1 x three bed and 1 x two bed dwelling houses together 
with associated parking and amenity space. 

1.2 This proposal has no adverse effect upon highway safety, ecology, flooding or the amenities 
of the occupiers of adjacent properties. 

1.3 However, this proposal would increase the number of residential properties within an 
unsustainable location. As such this proposal fails to accord with the policies of the 
Development Plan. 

1.4 The application has been referred to the Planning Committee as the applicant has appealed 
against the non-determination of this application. 

1.5 Recommendation – minded to refuse. 

2.0 Description of Proposed Development 

2.1 Tifnams is a two storey, detached dwelling house, situated on the south western side of 
Owlswick Lane, Owlswick. 

http://www.buckinghamshire.gov.uk/


2.2 The area surrounding the application site forms part of the countryside beyond the Green 
Belt. 

2.3 This application seeks planning permission for the alteration and conversion of the existing 
5 bed dwelling house to provide 1 x three bed and 1 x two bed dwelling houses together 
with associated parking and amenity space. 

2.4 The development comprises mainly internal alterations with minor alterations to both the 
north west and south east elevations. This would include the installation of a ground floor 
window, a separate entrance door in the north west flank elevation and the removal of one 
ground floor and one first floor window in the south east flank elevation. 

2.5 The existing driveway in front of Tifnams would be used as access to the new dwelling. The 
submitted plans show that three car parking spaces are to be provided adjacent to both 
the newly created Units A and B.  

2.6 The application is accompanied by: 

a) Planning Statement 
b) Ecology and Trees Checklist 

3.0 Relevant Planning History 
 
Reference Development Decision  Decision Date 

  

01/06235/FUL 
 

 
 

Erection of 2 storey detached 
studio & ancillary 
accommodation 

REF  13 September 2001 

 01/07012/FUL 
 

 
 

Erection of 2.75 metre high 
chain link fencing around tennis 
court 

PER  12 October 2001 

  
02/07622/FUL 

 
 

 

Alterations and single storey 
extension to existing 
outbuilding 

PER  13 December 2002 

  
97/07548/FUL 

 
 

 

Alterations, erection of 
conservatory new studio with 
play area in attic new pitched 
roofs over existing flat roofs & 
new dormers 

WDN  17 February 1998 

  
98/06659/FUL 

 
 

 

Alterations, erection of 
conservatory, new studio with 
play area in attic, new pitched 
roofs over existing flat roofs and 
new dormer 

PER  15 September 1998 

  
 

07/06077/FUL 
 

 

Erection of single storey front 
extension front extension 

PER  27 June 2007 



 incorporating porch canopy & 
insertion of one front dormer 

  
18/07158/FUL 

 
 

 

Conversion of an existing 
building to form a self-
contained 1 bed dwelling 
together with alterations to 
access, parking and amenity 
space 

PER  12 October 2018 

  
19/06714/CLP 

 
 

 

Certificate of lawfulness for 
proposed construction of 
detached outbuilding and 
provision of driveway (porous) 

RECLP  4 October 2019 

  
19/08099/FUL 

 
 

 

Householder application for 
erection of detached 
outbuilding including car port in 
connection with extended 
access way and path ways. 

PER  28 February 2020 

  
21/07175/ADRC 

 
 

 

Application for approval of 
details subject to Condition 6 
(Means of enclosure) of 
planning ref: 18/07158/FUL 

PECOND  13 August 2021 

 

4.0 Policy Considerations and Evaluation 

Principle and Location of Development 
Wycombe District Local Plan (August 2019): CP1 (Sustainable Development), CP3 (Settlement 
Strategy), CP4 (Delivering Homes), DM33 (Managing Carbon Emissions, Transport and Energy 
Generation)  
DSA: DM1 (Presumption in favour of sustainable development), DM6 (Mixed-use development  
Longwick-cum-Ilmer Parish Neighbourhood Plan 2007-2033. 

4.1 The application site lies within a relatively isolated position within the countryside outside 
of the Green Belt. 

4.2 In accordance with Policy DM44 of the adopted Wycombe District Local Plan (2019) 
development will only be granted within such areas for the following: 

a) Development that accords with a made Neighbourhood Plan 
b) Development for agriculture and forestry, outdoor sports and recreation, and for 

cemeteries where there is a genuine need 
c) Additional buildings where these are required to support an existing rural enterprise 

or business located in the countryside, which are proportionate to the existing 
d) The construction of additional dwellings and other buildings within settlement 

boundaries identified in accordance with CP3 and DM21 as shown on the Policies 
Map 

e) Rural exceptions housing in accordance with DM25 
f) Sites for Travellers in accordance with DM26 
g) Housing for rural workers in accordance with DM27 
h) Extensions and alterations to existing dwellings in accordance with DM36 



i) The conversion of existing buildings in accordance with DM45 
j) The redevelopment of previously developed land, provided this respects the rural 

character of the surroundings. 

4.3 In this instance, the application site is situated within an area covered by the Longwick – 
cum-Ilmer Parish Neighbourhood Plan (2007 – 2033) but lies outside of a defined 
settlement or area identified for additional housing. Furthermore, this proposal does not 
fall within the definition of rural exception housing, as specified by Policy DM25.  

4.4 Policy DM45 of the Local Plan does allow for the conversion of existing buildings to new 
uses, in the Green Belt, the AONB or elsewhere in the countryside. However, Policy DM45 
relates to the complete change from one use to another (ie stable to a dwelling). It does 
not allow for the intensification of existing residential uses, in the Green Belt, the AONB or 
elsewhere in the countryside, by subdivision of existing properties.  

4.5 Policy DM21 of the Local Plan sets out the Council’s approach to the location of new 
housing. Housing will be supported at: 

a) Sites allocated for housing or mixed uses with housing, as listed in Appendix D 
and as shown on the Policies Map 

b) Windfall sites within settlement boundaries as shown on the Policies Map or in 
accordance with a made Neighbourhood Plan. 

4.6 Policy CP3 of the Local Plan sets out the Council’s settlement strategy and seeks to ensure 
that development is not proposed in areas where development should be restricted such 
as AONB, Green Belt and areas at risk of flooding or in places without the facilities and 
services to support it.   

4.7 The application site lies within a Tier 6 Settlement Area, incorporating a hamlet. This area 
is identified as having the least amount of services and facilities to support it. As such, it is 
the least sustainable form of settlement area.  

4.8 This proposal would result in the provision of additional housing within a relatively isolated 
position, in the open countryside. As such this form of development is considered to be 
unsustainable and contrary to Policies CP3 and DM21 of the Local Plan. If permitted, this 
proposal would set an undesirable precedent for other similar forms of unsustainable 
development.  

Affordable Housing and Housing Mix 
Wycombe District Local Plan (August 2019): DM22 (Housing Mix), DM24 (Affordable Housing), 
DM41 (Optional Technical Standards for Building Regulations Approval)  
Planning Obligations Supplementary Planning Document (POSPD). 

4.9 This proposal falls below the Council’s threshold for affordable housing.  

Transport matters and parking 
Wycombe District Local Plan (August 2019): CP7 (Delivering the infrastructure to support 
growth), DM33 (Managing Carbon Emissions, Transport and Energy Generation) 
DSA:  DM2 (Transport requirements of development sites. 

4.10 Owlswick Lane is as an unclassified, rural road subject to the national speed limit of 60mph. 
The road is not subject to parking or waiting restrictions within the vicinity of the site. 
Owlswick Lane does not benefit from pedestrian footways or street lighting. This 
application proposes alteration and subdivision of the existing dwelling to form two 
dwellings with parking and amenity space. 



4.11 The Council’s Highways Officer anticipates that a dwelling in this location to generate 
between 4-6 daily vehicular movements (two-way) onto the local highway network. Due to 
the subdivision of the existing dwelling, this represents a net increase of 1(no) dwelling 
within the site curtilage. As the site is to be subject to an intensification of use, the access 
arrangements serving the site will need to be assessed in order to determine its suitability 
to accommodate the vehicular movements anticipated. 

4.12 Having assessed the access using online tools, the Highways Officer is satisfied that the 
access can achieve the requisite visibility splays for an access located upon a road subject 
to a 60mph speed limit (i.e. 2.4m x 154m in both directions). However, due to the number 
of dwellings within the site, the Highway Authority would request the access be improved 
up to the Commercial Access Within the Highway specifications. 

4.13 With regard to off street car parking, the submitted plans demonstrate that sufficient 
provision can be made, in accordance with the Buckinghamshire Countywide Parking 
Guidance. 

4.14 With regard to location, the site has poor access to sustainable transport (i.e. bus services 
and railway stations) due to its isolated location. There is a bus service located 
approximately 0.7 miles from the application site that runs along the A4129, as well as a 
bus stop located approximately 0.3 miles north on Owlswick Road. However, due to the 
location of the development, it would require cycling or walking trips along unlit rural roads 
that do not benefit from pedestrian footways. The proposed dwelling would therefore be 
heavily reliant on car journeys. 

4.15  Recent appeal decision notice has been issued by the Planning Inspectorate for a site 
within Little Kimble (land to the rear of Briarcroft on Marsh Road in Little Kimble) regarding 
an appeal against the refusal of a planning permission (17/06745/FUL).  The application 
sought to demolish four existing buildings and erect one single-storey detached 3-bed 
dwelling (PINS reference APP/K0425/W/18/3195989. One of the main issues discussed 
within the Inspector’s decision notice related to the location of the development 
(paragraphs 4 to 16, specifically paragraphs 7 and 8). 

4.16 The Inspector concluded that the site was isolated and access to any local goods and 
services would be via fast and unlit road country roads.  As a result, the development would 
be reliant upon the use of the private car and consequently not adhere to the guidance 
contained within paragraph 103 of the National Planning Policy Framework insomuch as it 
would not actively manage patterns of growth to support the use of public transport, 
walking and cycling. In line with the policy objectives of the NPPF, the Highway Authority is 
looking to limit developments that are largely or solely reliant on the private car. 

4.17 In light of the above, the Council’s Highway Authority objects to this proposal.  

Raising the quality of place making and design 
Wycombe District Local Plan (August 2019): CP9 (Sense of place), DM34 (Delivering Green 
Infrastructure and Biodiversity in Development), DM35 (Placemaking and Design Quality) 
DSA: DM11 (Green networks and infrastructure), DM16 (Open space in new development) 
Housing intensification SPD 

4.18 The proposed conversion of the existing dwelling into two units will have no adverse impact 
upon the visual character and setting of the surrounding open countryside. Although, the 
submitted plans do show an increased area of off street car parking around the dwelling, 
this would occur in areas where existing hardstanding is present.  

Amenity of existing and future residents 



Wycombe District Local Plan (August 2019): DM35 (Placemaking and Design Quality), DM40 
(Internal space standards)  
Housing intensification SPD 

4.19 This proposal would provide a reasonable standard of residential accommodation for 
future occupiers. 

4.20 This proposal will have no adverse effect upon the amenities of other residents in the 
locality. 

Environmental issues 
Wycombe District Local Plan (August 2019): CP7 (Delivering the infrastructure to support 
growth), DM20 (Matters to be determined in accordance with the NPPF 

4.21 With regards to air quality Buckinghamshire Council declared new Air Quality Management 
Areas on 22.12.17 that covers the main arterial roads into High Wycombe town centre, 
Marlow and the M40. A large proportion of vehicle movements from the development will 
pass through local Air Quality Management Areas as the nearby towns of High Wycombe 
and Aylesbury are the dominant destinations for work, leisure, shopping and often 
education in the vicinity.  

4.22 It has been identified that the proposed development intends to introduce 4 parking spaces 
for a total of 2 residential properties. As such the potential introduction of additional 
vehicles will negatively impact local air quality and its harmful health impacts upon local 
residents.  

4.23 Wycombe District Council has a duty to ensure that nitrogen dioxide levels from road traffic 
within the AQMA are reduced to safer levels in line with the national air quality objectives. 
Given that two residential properties are proposed, the Council’s Environmental Health 
Officer requests that 2 electric car charging points are installed for this development.  

Flooding and drainage 
Wycombe District Local Plan (August 2019): DM39 (Managing Flood Risk and Sustainable 
Drainage Systems. 

4.24 The application site is not situated within a Flood Risk Zone 2 or 3 and no watercourse 
crosses the site. Furthermore, there are no known issues with regards to ground water or 
surface water flooding. 

4.25 It is therefore considered that this proposal is not at risk from flooding and will not increase 
the risk of flooding elsewhere.  

Ecology 
Wycombe District Local Plan (August 2019): DM34 (Delivering Green Infrastructure and 
Biodiversity in Development) 
DSA:  DM13 (Conservation and enhancement of sites, habitats and species of biodiversity and 
geodiversity importance), DM14 (Biodiversity in development 

4.26 The Council’s Ecologist has raised a concern that in addition to the division of the property, 
there is a proposal to add parking spaces where there appears (from aerial photos) that 
there is green space with trees. However, the area where additional car parking provision 
would be accommodated is a mix of hardstanding and grass/small planting. Therefore, this 
proposal will not involve the removal of trees from the site. 



4.27 Although, no ecological information has been submitted, a site inspection has revealed that 
there would only be a small loss of biodiversity as a result of this proposal. It is therefore 
considered that ecological/biodiversity enhancements could be achieved on site. A 
planning condition should be imposed to any permission to this effect. 

4.28 With regards to bats in the dwelling, the proposed conversion works would not entail any 
significant re-build of the property. It is therefore considered unreasonable to require a 
Preliminary Ecological Survey to support this application. However, the applicant should be 
made aware of the statutory obligations with regards to protected species. An informative 
should be imposed, to this effect. 

Building sustainability 
Wycombe District Local Plan (August 2019): DM41 (Optional Technical Standards for Building 
Regulations Approval 

4.29 It is considered necessary to condition water efficiency in accordance with Policy DM41.  

Infrastructure and Developer Contributions 
List relevant policies & SPD 

4.30 The development is a type of development where CIL would be chargeable. 

5.0 Weighing and balancing of issues / Overall Assessment  

5.1 This section brings together the assessment that has so far been set out in order to weigh 
and balance relevant planning considerations in order to reach a conclusion on the 
application. 

5.2 In determining the planning application, section 38(6) of the Planning and Compulsory 
Purchase Act 2004 requires that proposals be determined in accordance with the 
development plan unless material considerations indicate otherwise. In addition, Section 
143 of the Localism Act amends Section 70 of the Town and Country Planning Act relating 
to the determination of planning applications and states that in dealing with planning 
applications, the authority shall have regard to: 

a. Provision of the development plan insofar as they are material, 
b. Any local finance considerations, so far as they are material to the application (such as 

CIL if applicable), and, 
c. Any other material considerations 

5.3 As set out above it is considered that the proposed development would not accord with 
the development plan policies.  

6.0 Working with the applicant / agent 

6.1 In accordance with paragraph 38 of the NPPF (2019) the Council approach decision-taking 
in a positive and creative way taking a proactive approach to development proposals 
focused on solutions and work proactively with applicants to secure developments. 

6.2 The Council work with the applicants/agents in a positive and proactive manner by offering 
a pre-application advice service, and as appropriate updating applications/agents of any 
issues that may arise in the processing of their application.  

6.3 In this instance the applicant was informed/ advised how the proposal did not accord with 
the development plan, that no material considerations are apparent to outweigh these 
matters.  Due to pressures of workload and the Covid 19 crisis, the Local Planning Authority 



were unable to determine this application within an agreed time period. The applicant has 
therefore chosen to submit an appeal against the non-determination of this application.  

7.0 Recommendation: 

Minded to Refuse 

Subject to the following reasons: 
 

1 The application site is situated in an unsustainable location within the open countryside, outside 
of the defined settlements of Longwick and Princes Risborough. The development by virtue of 
its location, which has no safe and convenient access to services by non-car modes of travel, 
would fail to maximise sustainable transport options. The absence of adequate infrastructure 
and the sites remoteness from major built up areas is such that residents of the proposed 
development would be likely to be highly reliant on the use of the private car, contrary to the 
principles of sustainable development which promote a reduction in travel by the car and giving 
people a real choice about how they travel.  The development would be contrary to the advice 
contained in the National Planning Policy Framework and Policies CP3 (Settlement Strategy), 
DM21 (The Location of New Housing) and DM33 (Managing Carbon Emissions: Transport and 
Energy Generation) of the adopted Wycombe District Local Plan (August 2019). 

 

 

  



APPENDIX A:  Consultation Responses and Representations 

 

Councillor Comments 

None received.  

Parish/Town Council Comments 

None received 

Consultation Responses  

Highway Authority: 

Objects to this proposal due to the unsustainable location of the development and the reliance 
future occupiers would have on the use of a car. 

Environmental Health: 

Object: unless 2 electric car charging points installed at the property. 

Council’s Ecologist: 

Raises concern regarding the loss of biodiversity. Considers a Preliminary Ecological Survey should 
be submitted prior to determination, to demonstrate the presence of bats and ecological features.  

Representations 

None received. 
 

 

 

  



APPENDIX B:  Site Location Plan 
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